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Introduction 
Comprehensive Plan Background 
This Joint Comprehensive Plan includes the identification 

of important issues that the residents and businesses 

owners of Morgan County and the Cities of Bostwick, 

Buckhead and Rutledge expressed during an extensive 

public involvement process. This process included an initial 

overview of the comprehensive planning process, 

visioning, identification of character areas, refinement of 

the issues, and a public hearing on the draft plan. This plan 

represents the culmination of eighteen public meetings, 

conducted to solicit input from residents and business 

owners, and five steering committee meetings.  

The resulting plan is designed ǘƻ ƳŜŜǘ ǘƘŜ ŎƛǘƛȊŜƴǎΩ Ǿƛǎƛƻƴ ŦƻǊ the County and their respective Cities. Put 

ǎƛƳǇƭȅΣ ǿŜ ƘŀǾŜ ǎǳƳƳŀǊƛȊŜŘ ǘƘŜ ŎƛǘƛȊŜƴǎΩ ǘƘƻǳƎƘǘǎ ƻŦ ǿƘŀǘ ǘƘŜ /ƻǳƴǘȅ ŀƴŘ /ƛǘƛŜǎ ǿƻǳƭŘ ƭƛƪŜ ǘƻ ƭƻƻƪ ƭƛƪŜ 

into the future. Now how do we get there? The consulting team has worked with the steering 

committee, county and city staff, and elected officials to refine the steps and work program items 

contained in this final plan.  

As part of the planning process, responsible parties were identified for each work program item, costs 

and timelines were estimated and refined, and funding sources, if needed, were determined. A draft 

was made available for public review and comment and adjustments were made as needed. County 

Commissioners and City Council members have approved transmission of the overall plan to the 

Northeast Georgia Regional Commission (NEGRC) and the Department of Community Affairs (DCA) for 

their required review. After addressing comments from the 

NEGRC and the DCA, if any, the Comprehensive Plan will be 

ready for adoption by each jurisdiction.  

The planning document is structured to allow the County and 

the individual Cities to have a stand-alone plan. The introduction 

provides a general overview of the process, background 

information, acknowledgements, and purpose of the plan. 

Chapter 2 provides the County-wide plan, and Chapters 3 

through 5 provide the plans for Bostwick, Buckhead and 

Rutledge. The Supporting Documentation in the last section 

includes a list of accomplishments for each of the plan 

participants, supporting data, and other required items. Each 

ŎƻƳƳǳƴƛǘȅΩǎ Ǉƭŀƴ Ŏƻƴǘŀƛƴǎ ŀ ǇǊƻŦƛƭŜ ƻŦ ǘƘŜ ŎƻƳƳǳƴƛǘȅΣ ŀ Ǿƛǎƛƻƴ 

statement, goals, policies, and character areas. This is followed 

by the main issues concerning each community and associated 

steps to address each issue. Finally, the last section of each 

ŎƻƳƳǳƴƛǘȅΩǎ Ǉƭŀƴ contains the character area map and 

consolidated work program. 
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Definitions, Data Sources, and Notes 

Definitions 
Responsible Party ς A person or organization who takes the responsibility of leading the implementation 

of a work program item. Preferably, the Responsible Entity is someone who is motivated or interested in 

the particular item.  

Vision Statement ς A description of how the community will look in the future. The vision statement may 

describe physical (parks, roads, libraries) or nonphysical (education levels, job type) properties of the 

community.  

Goal ς A generally broad statement describing a target that a community desires to achieve. A community 

may have a goal to have more accessible housing for first time buyers. 

Policy ς A statement that guides decisions or work processes. Policies are generally designed to realize 

goals of a community or to avoid problems. 

Data Sources 
Decennial Census Data ς Data collected by the Decennial Census for 2010, 2000, and 1990 is used in this 

plan (older Census data is only used in conjunction with more recent data in order to illustrate trends). 

The Decennial Census data is used by the U.S. Census Bureau to create several different datasets: 

¶ 2010, 2000, and 1990 Census Summary File 1 (SF 1) ς ¢Ƙƛǎ ŘŀǘŀǎŜǘ Ŏƻƴǘŀƛƴǎ ǿƘŀǘ ƛǎ ƪƴƻǿƴ ŀǎ άмлл҈ Řŀǘŀ,έ 
meaning that it contains the data collected from every household that participated in the Census and is 
not based on a representative sample of the population. Though this dataset is very broad in terms of 
coverage of the total population, it is limited in the depth of the information collected. Basic 
characteristics such as age, sex, and race are collected, but not more detailed information such as 
disability status, occupation, and income. The statistics are available for a variety of geographic levels with 
most tables obtainable down to the census tract or block group level. 

¶ 2000 and 1990 Census Summary File 3 (SF 3) ς Containing sample data from approximately one in every 
ǎƛȄ ¦Φ{Φ ƘƻǳǎŜƘƻƭŘǎΣ ǘƘƛǎ ŘŀǘŀǎŜǘ ƛǎ ŎƻƳǇƛƭŜŘ ŦǊƻƳ ǊŜǎǇƻƴŘŜƴǘǎ ǿƘƻ ǊŜŎŜƛǾŜŘ ǘƘŜ άƭƻƴƎ ŦƻǊƳέ /Ŝƴǎǳǎ 
survey. This comprehensive and highly detailed dataset contains information on such topics as ancestry, 
level of education, occupation, commute time to work, and home value. The SF 3 dataset was 
discontinued for the 2010 Census, but many of the variables from SF 3 are included in the American 
Community Survey. 
 

American Community Survey (ACS) ς The American Community Survey is an ongoing statistical survey 

that samples a small percentage of the U.S. population every year, thus providing communities with more 

current population and housing data throughout the 10 years between censuses. This approach trades 

the accuracy of the Decennial Census Data for the relative immediacy of continuously polled data from 

every year. ACS data is compiled from an annual sample of approximately 3 million addresses rather than 

ŀƴ ŀŎǘǳŀƭ Ŏƻǳƴǘ όƭƛƪŜ ǘƘŜ 5ŜŎŜƴƴƛŀƭ /ŜƴǎǳǎΩǎ {C м Řŀǘŀύ ŀƴŘ ǘƘŜǊŜŦƻǊŜ ƛǎ ǎǳǎŎŜǇǘƛōƭŜ ǘƻ ǎŀƳǇƭƛƴƎ ŜǊǊƻǊǎΦ  

¶ ACS Multi-Year Estimates ς For geographies with fewer than 20,000 residents (which includes Morgan 
County), ACS data is only available as 5-year estimates. ACS 5-year estimates are based on survey 
responses compiled over a rolling 60-month period and are released annually. This data is more current 
than Decennial Census data but subject to some sampling error due to being based on responses from a 
sample of households rather than a survey completed by every household in the county. The 2010-2014 
ACS 5-year estimates are the most current estimates available as of the date of this plan. 
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Woods & Poole Forecast Data ς Annual county-level data, including projections to 2050, was obtained 

from Woods & Poole Economics, Inc. and is included throughout this plan. In addition to the projections, 

the Woods & Poole dataset includes historical data back to 1970 for a variety of demographic, social, and 

ŜŎƻƴƻƳƛŎ ŦŀŎǘƻǊǎΦ ²ƻƻŘǎ ϧ tƻƻƭŜΩǎ ŦƛƎǳǊŜǎ ŀǊŜ ōŀǎŜŘ ƻƴ ŎŜƴǎǳǎ ŀƴŘ ƻǘƘŜǊ ǇǳōƭƛŎƭȅ-available data, as well 

as its own proprietary sources and calculations.  

Previous Works of Research ς This plan is supported by, and in some cases builds upon, other plans and 

works of local or regional research conducted for or by Morgan County and its cities. These include the 

following: 

¶ Joint Comprehensive Plan 2025 ς Originally adopted in 2004 by Morgan County and each of 

its municipalities, the 2004 comprehensive plan, including its partial update in 2009, are the 

immediate predecessors to this plan. Notably, the 2004 Joint Plan included the City of 

Madison which, for this update, opted out in order to create its own comprehensive plan.  

¶ Morgan County Green Print Plan, 2003 ς Intended to be a long-term strategy for the 

preservation of features such as rural landscape, open spaces, agricultural lands, and historic 

structures, the Green Print Plan was prepared by Robert & Company on behalf of the Morgan 

County Board of Commissioners, the City of Madison, the Trust for Public Land, and the 

Madison-Morgan Conservancy.   

¶ East Georgia Multi-County Transportation Study, 2007 ς This long-range plan developed in 

2007 by HNTB provides a prioritized list of transportation improvements based on population 

and employment forecasts, community goals, funding projections, and other data. The multi-

county plan covers Greene, Jasper, Morgan, and Putnam counties. 

¶ A Focus Group Study: Morgan County, Georgia, 2009 ς The Morgan County Board of 

Commissioners and the Northeast Georgia Regional Commission contracted with the 

¦ƴƛǾŜǊǎƛǘȅ ƻŦ DŜƻǊƎƛŀΩǎ {Ƴŀƭƭ .ǳǎƛƴŜǎǎ 5ŜǾŜƭƻǇƳŜƴǘ /ŜƴǘŜǊ ǘƻ ǇǊƻŘǳŎŜ ǘƘƛǎ ǎǘǳŘȅ ƻŦ 

community perceptions among county residents.  

¶ Over/Under Supply Analysis: Morgan County, Georgia, 2009 ς Prepared for the Madison-

aƻǊƎŀƴ /ƘŀƳōŜǊ ƻŦ /ƻƳƳŜǊŎŜ ōȅ ǘƘŜ ¦ƴƛǾŜǊǎƛǘȅ ƻŦ DŜƻǊƎƛŀΩǎ {Ƴŀƭƭ .ǳǎƛƴŜǎǎ 5ŜǾŜƭƻǇƳŜƴǘ 

Center, this study assesses consumer business sectors to determine whether those sectors 

are over- or under-supplied when compared to similar counties. The result is a tool that can 

indicate potential markets for new businesses. 

Stakeholder Engagement ς The most important source of 

data and input into this plan came from engagement with 

Morgan County residents.  Experience in public 

engagement has shown that lasting solutions are best 

identified when all segments of a community ς 

individuals, elected officials, the business community, 

and civic organizations ς are brought together in a spirit 

of cooperation. A collaborative approach to community 

engagement is not an opportunity, but a necessity. 

Working with a diverse 25-member Steering Committee, 
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itself representing a variety of points of view, the planning team 

developed and implemented a robust Community Participation Plan. 

These efforts included multiple visioning workshops and character 

area study meetings, a community survey, focus groups targeting 

hard-to-reach segments of the population, presentation of draft 

products at well-attended community festivals, and creative 

advertising methods. In all, over 800 residents and stakeholders 

όƻǾŜǊ п҈ ƻŦ ǘƘŜ ŎƻǳƴǘȅΩǎ ǘƻǘŀƭ ǇƻǇǳƭŀǘƛƻƴύ ǇŀǊǘƛŎƛǇŀǘŜŘ ƛƴ ǘƘŜ Ǉƭŀƴ 

process.  

¶ Survey ς In conjunction with development of this plan, the 
County conducted a survey to collect input from a broad 
spectrum of residents. Respondents were asked to rate needs for 
various types of future growth and development in categories 
such as transportation, housing, economic development, natural 
and cultural resources, community facilities, and infrastructure. In 
all, 535 survey responses were received. 

¶ Stakeholder Interviews ς Key community stakeholders were 
identified, contacted, and invited to participate in individual 
interviews. These stakeholders included county department 
heads, representatives of nonprofit organizations, housing 
developers, land owners, and real estate agents.  

¶ Community Meetings ς Public meetings were convened at several 
points during the plan development process. An introduction and 
overview of the planning process was made as part of County 
Commission and City Council meetings for Morgan County and 
the participating cities of Bostwick, Buckhead, and Rutledge. 
These included: 

¶ Introductory Meetings at a meeting of the County Commission 
and at City Council meetings in Bostwick, Buckhead, and Rutledge 

¶ Visioning Workshops held in Madison, Bostwick, Buckhead, and 
Rutledge 

¶ Character Area Study Meetings in Bostwick, Buckhead, and 
Rutledge 

¶ Open House events in Madison, Bostwick, Buckhead, and 
Rutledge 

¶ Drop-In Day in Madison for casual conversations with the 
planning team 

¶ Focus Groups to reach and receive input from population groups 
underrepresented in other meetings 

 

The format of these community meetings ranged from formal 

presentations to roundtable discussions, but all included interactive 

exercises and opportunities for attendees to provide input and 

feedback to the planning team.  
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Notes 
Comprehensive planning is a requirement of Georgia law (O.C.G.A. 

45-12-200, et seq., and 50-8-1, et seq.) and this plan is intended to 

coƳǇƭȅ ǿƛǘƘ ǘƘŜ DŜƻǊƎƛŀ 5ŜǇŀǊǘƳŜƴǘ ƻŦ /ƻƳƳǳƴƛǘȅ !ŦŦŀƛǊǎΩ 

Minimum Standards and Procedures for Local Comprehensive 

Planning.  

Throughout this plan, the authors have made careful choices 

regarding which datasets to use. The choice of a dataset often 

involves tradeoffs among criteria. For example, more recent 

datasets often have a limited number of data variables available for analysis. Additionally, there is the 

unavoidable tradeoff between geographic and socio-economic detail (less detailed data for smaller 

geographies) that sometimes restricts the availability of data. This tradeoff particularly affects the data 

ŀǾŀƛƭŀōƭŜ ŦƻǊ aƻǊƎŀƴ /ƻǳƴǘȅΩǎ ǎƳŀƭƭŜǊ ŎƛǘƛŜǎΣ ƴŀƳŜƭȅ .ƻǎǘǿƛŎƪΣ .ǳŎƪƘŜŀŘΣ ŀƴŘ wǳǘƭŜŘƎŜΦ ¢ƘŜ Ƴƻǎǘ 

detailed data available for these small geographies is not as recent as it may be for more populous 

places. Also, the detailed definitions of data variables can change over time limiting their comparability. 

Finally, all source data used in the preparation of this plan is assumed to be accurate, whether from 

national sources (e.g. the U.S. Census Bureau), local sources, or proprietary sources (e.g. Woods & Poole 

projections). 

 



 

 

 


































































































































































































































































































































































